
 

 
 

MINUTES 
Planning Commission Meeting 

City Council Chambers, 
and via Video/Teleconference 

 
Date and Time: Wednesday, September 2, 2020 at 6:30 PM 

 
  REGULAR MEETING 

 
I. CALL TO ORDER opened at 6:30 p.m.  

Commissioners Present and via video teleconference: Commissioner Brosious, 
Commissioner Lopez, Commissioner Schuler, Commissioner Sanchez, and Chairman 
Shaw. 
 
Staff Present and via video teleconference: Community Development Director Adam 
B. Rush, Director of Public Works/City Engineer Arturo Vela, Kevin D. Sin, P.E.,  Assistant 
City Attorney Serita R. Young, Senior Planner Sonia Pierce, Contract Planner, Mark de 
Manincor, Deputy City Clerk, Sonja De La Fuente, and Recording Secretary Sandra 
Calderon. 

 
II. PUBLIC COMMENTS (ITEMS NOT ON THE AGENDA) 

No Public Comments. 
 
Public Comment closed  

 
III. CONSENT CALENDAR ITEMS 

 
1. Minutes of July 8, 2020 Regular Planning Commission Meeting. 

 
ACTION:  Motion/Second (SCHULER/SANCHEZ)  

     (Motion Carried 5-0) passed  
  

IV. PUBLIC HEARINGS opened at 6:33 p.m. 
 
1. CONDITIONAL USE PERMIT (CUP) 19-8005, DESIGN REVIEW (DR) 19-7013, AND 

ENVIRONMENTAL ASSESMENT 19-1507. THE PROJECT WILL AUTHORIZE THE 
CONSTRUCTION AND OPERATION OF A TRUCK TERMINAL FACILITY THAT 
INCLUDES OFFICES, TRUCK MAINTENANCE AND REPAIR, A FUELING 
STATION, AND A GUARD HOUSE. THE PROJECT IS LOCATED EAST OF 
HATHAWAY STREET; AT THE TERMINUS OF EAST BARBOUR STREET IN THE 
INDUSTRIAL (I) ZONING DISTRICT (APN: 532-130-008). 

 
Sonia Pierce, Senior Planner, presented the Project to the Planning Commission. Staff 
indicated that Bremco Construction, is requesting approval of the Conditional Use Permit 
and Design Review to construct and operate a truck terminal that includes a 63,360 
square-foot cross loading dock terminal, a 1,042 square foot line-haul building, an 11,670 



 

square-foot, a two-story office building, a 14,232 square-foot maintenance building, a fuel 
station with two above ground diesel tanks, and an 80-square-foot security guard station 
on 39.1 gross acres.  The proposed project is located on a vacant lot in the Industrial (I) 
General Plan Designation and Zoning District.  

  
James Stanton, Project Engineer said he welcomes any question the Planning 
Commission may have. 
 
Commissioner Schuler asked for the estimated truck traffic for this project. 
  
Director Rush said, the project will have an estimated 282 daily trips. They anticipate 92 
AM trips and 112 PM trips. The project is also required to make onsite and offsite 
improvements for Barbour and Westward Street. The overall plan for Hargrave Street is 
in the hands of the County. The environmental documents for the I-10 Bypass on Hargrave 
Street and the 1-10 Freeway has been delayed until April of 2021. Information for future 
projects have been submitted to the County for review in order to have a true analysis. 
 
Director Rush said the project has been conditioned to ensure safety improvements will 
be done. 
 
Director Vela said the County did a County wide assessment and Hargrave Street came 
in at the top five (5) of all grade separation crossings to occur. 
 
The applicant gave a rundown of the different uses of the buildings; general daily 
transportation, office operations and maintenance. 
 
Public Comments opened 
No Public Comments. 
 
Public comments closed  

ACTION:  Motion/Second  
(SANCHEZ/SCHULER)  

 
That the Planning Commission adopt Resolution 2020-15:  
 

I. The Planning Commission adopts a Mitigated Negative Declaration (MND) and 
Mitigation Monitoring Report Program for the Project (Environmental Assessment 19-
1507). 
 

II. Approval of Conditional Use Permit 19-8007 and Design Review 19-7013 to allow 
the construction and operation of a truck terminal facility that includes offices, truck 
maintenance and repair, a fueling station, and a guard house. The Project is 
located east of Hathaway Street; at the terminus of East Barbour Street in the 
Industrial (I) Zoning District; subject to the recommended Conditions of Approval 
(APN: 532-130-008). 

 
 (Motion Carried 5-0) passed  

 
2. NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION, 

MITIGATION MONITORING AND REPORTING PROGRAM (MMRP) FOR EA 
20-1504, CONDITIONAL USE PERMIT 19-8008 AND DESIGN REVIEW 19-
7014. THE PROJECT IS A PROPOSAL TO CONSTRUCT AND OPERATE AN 
INDOOR CANNABIS CULTIVATION AND DISTRIBUTION FACILITY ON 1.8-



 

ACRES OF A 4-ACRE PARCEL; WHICH IS LOCATED AT THE SOUTHEAST 
CORNER OF WEST LINCOLN STREET AND SOUTH 8TH STREET (HWY-243). 

Mark De Manincor, staff planner, presented the Project to the Planning Commission. Staff 
indicated that the proposal is to allow for the construction and operation of a 21,000 square 
foot structure for the purpose of cultivating and distribution of cannabis. 
 
The Project will include a maximum number of 14 employees, which includes warehouse 
and office staff, as well access to 24-hour security personnel. 
 
Commissioner Schuler expressed concern about the development south of the property, 
she said the zoning destination was changed and would like to know the reason why it 
was changed. 
 
Assistant City Attorney Young said Director Rush can bring back information to the 
Commission at a future meeting.  
 
Evan James, Chief Operating Officer with Dominion Properties Partners, LLC said there 
are constrains to the development due to the lack of financing available and they are 
forced to do everything out of pocket. The applicant would like to develop the land as 
proposed, then come back and develop the land on the south. 
 
Public Comments opened 
No Public Comments. 
 
Public comments closed  
 
The applicant said they have been developers for forty (40) years, they are the owner and 
landlords who will provide financial assistance to an experience grower who has been in 
the business for twenty (20) years and is willing to sign a longer term lease. The next step 
is to obtain the construction permits and obtain the certificate of occupancy. The last step 
is to deliver the keys to the grower to begin its operations.    
 

ACTION:  Motion/Second  
(SHAW/SANCHEZ)  

 
That the Planning Commission adopt Resolution 2020-16, recommending the City Council 
take the following actions: 
 

I. Find that in accordance with the California Environmental Quality Act (CEQA) that 
all environmental impacts have been evaluated and disclosed through the adoption 
of a Mitigated Negative Declaration (MND) and Mitigation Monitoring Report and 
Program (MMRP) for the project. 
 

II. Approve Conditional Use Permit 19-8008 and Design Review 19-7014, a proposal 
to construct and operate an indoor cannabis cultivation and distribution facility, 
subject to the recommended conditions of approval. 

 
(Motion Carried 5-0) passed  

 
 
 
 
 
 



 

3. NOTICE OF INTENT (NOI) TO ADOPT A MITIGATED NEGATIVE DECLARATION 
(MND) AND MITIGATION MONITORING AND REPORTING PROGRAM (MMRP), AND 
NOTICE OF PUBLIC HEARING REGARDING: GENERAL PLAN AMENDMENT 17-
2502 (GPA 17-2502) AND ZONE CHANGE 17-3502 (ZC 17-3502) TO CHANGE THE 
LAND USE DESIGNATION AND ZONING CLASSIFICATION OF REAL PROPERTY 
IDENTIFIED AS APNS 534-050-003, 534-084-001, AND 537-084-002 FROM LOW 
DENSITY RESIDENTIAL (LDR) TO INDUSTRIAL MINERAL RESOURCES (I-MR); 
AMENDED RECLAMATION PLAN 17-9504 (RPA 17-9504); CONDITIONAL USE 
PERMIT 16-8007 (CUP 16-8007) TO ALLOW THE EXPANSION OF EXISTING MINING 
OPERATIONS ON REAL PROPERTY IDENTIFIED AS APNS 534-050-003, 534-084-
001, 534-084-002, 534-241-003, 534-241-004, 534-242,001, 534-273-006, 537-273-002, 
AND 537-243-003 AND TO ALLOW THE OPERATION OF A PORTABLE CONCRETE 
AND CONCRETE RECYCLING PLANT ON REAL PROPERTY IDENTIFIED AS APNS 
534-110-004 AND 534-110-005;  DEVELOPMENT AGREEMENT 17-1502 (DA 17-1502) 
FOR THE DEVELOPMENT OF THE PROJECT SITE; AND THE VACATION OF 
PORTIONS OF SUMMIT DRIVE, REPPLIER ROAD, GILMAN STREET, HARGRAVE 
STREET, THEODORE STREET, AND HATHAWAY STREET WITHIN THE PROJECT 
SITE.  
 
Commissioner Brosious recused himself, choosing not to participate, due to a potential 
real property interest located within 1,000 feet of the project site. 
 
Sonia Pierce, Senior Planner, presented the Project to the Planning Commission. She 
said a resolution was prepared to deny or approve a resolution and recommend to the City 
Council. 
 
Andrew Brady, DLA Piper LLP representing the applicant gave a presentation to the 
Commission.  
 
Warren Coalson, President of EnviroMINE, Inc. said mining operations are expected to be 
completed within six to eight years. There will be some vegetation of some of the site 
areas and two phases of slope reclamation mitigation measures will be done. 
 
Director Rush said that it is possible that zoning could change after the reclamation plan 
is completed.  
 
Public Comments opened 
 
Carol Allbaugh, resident of Banning spoke in support of this project. She said this is the 
kind of business that invests in the community. 
 
A resident of Banning asked why tonight’s presentation was not at the last meeting. 
 
Andrew Brady said the City conducted an environmental assessment; the analysis 
resulted in less than significant impact. Robertson’s is also providing significant benefits 
to the City. 
 
Public comments closed  
 
Planning Commission discussion 

 
 

ACTION:  Motion/Second  
(SCHULER/SANCHEZ)  

 



 

That the Planning Commission adopt Resolution 2020-11, recommending the City Council 
take the following actions: 
 

I. Approve General Plan Amendment 17-2502 (land use re-designation) and Zoning 
Change 17-3502 from Low Density Residential (LDR) to Industrial-Mineral 
Resources (I-MR) for approximately 17-acres within an expanded mining area of 
the project site, commonly known as “the West Pit”. 

 
II. Approve Amended Reclamation Plan 17-9504 to supersede two existing 

Reclamation Plans for the quarry consistent with the Surface Mining and 
Reclamation Act.  

 
III. Approve Conditional Use Permit (CUP) 16-8007 to expand the existing mining 

operations, incorporate an additional 23-acres directly south of the existing “South 
Pit” mining operation, and construct and operate a Ready Mix Concrete (RMC) 
plant and portable concrete recycle plant in the bottom of the existing South Pit.  

 
IV. Approve Development Agreement 17-1502 for the development of the project site. 

 
V. Approve the vacation of portions of the following streets within the project site 

boundaries: Summit Drive, Repplier Road, Gilman Street, Hargrave Street, 
Theodore Street, and Hathaway Street. 
 

 (Motion Carried 4-0) passed 
           BROSIOUS, Abstained 

 
V. PLANNING COMMISSIONER COMMENTS 

No comments from the Planning Commission 
 

VI. COMMUNITY DEVELOPMENT DIRECTOR COMMENTS 
Director Rush gave an update of four requests for proposals that were sent out by the 
City, and an update on the Banning 47 project. 
 

VII. ADJOURNMENT 
Adjournment of the Planning Commission of the September 2, 2020 Meeting at 8:41 
p.m. 
 
The next regular meeting of the Banning Planning Commission is scheduled for 
Wednesday, October 7, 2020, at 6:30 p.m. in the City Council Chambers. 
 
Minutes prepared by: 
 
Sandra B. Calderon 
__________________ 
Sandra B. Calderon 
Development Project Coordinator/Recording Secretary 
 
The entire discussion of this meeting may be viewed here:  
https://banninglive.viebit.com/player.php?hash=dZrLTwijn3o4 
 

https://banninglive.viebit.com/player.php?hash=dZrLTwijn3o4














Attachments: 
 

1. https://banningca.gov/DocumentCenter/View/7955/PC-Resolution-2020-18-with-
COAs 

2. https://banningca.gov/DocumentCenter/View/7956/Site-Plan-Floor-Plan-and-
Elevations 

3. https://banningca.gov/DocumentCenter/View/7957/Notice-of-Exemption 
4. https://banningca.gov/DocumentCenter/View/7958/Public-Hearing-Notice 
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CITY OF BANNING 
PLANNING COMMISSION REPORT 

 
 

 
TO:   PLANNING COMMISSION 
 
FROM:   Adam B. Rush, Community Development Director 
 
PREPARED BY: Mark de Manincor, Contract Planner 
 
MEETING DATE: October 7, 2020 
 
SUBJECT: RESOLUTION 2020-17, MAKING A DETERMINATION OF 

EXEMPTION UNDER CEQA GUIDELINES SECTION 15301 
(EXISTING FACILITIES) AND APPROVING DESIGN REVIEW 
20-7006 AND CONDITIONAL USE PERMIT 20-8008. THE 
PROJECT IS A PROPOSAL FOR THE REMODEL AND 
EXPANSION OF TWO COMMERCIAL BUILDINGS FOR THE USE 
AS A CHIROPRACTIC OFFICE AND WELLNESS CENTER AND 
NEW CONSTRUCTION OF A TWO-CAR GARAGE ON A 0.6-
ACRE PARCEL LOCATED AT 4240 WEST RAMSEY STREET IN 
THE GENERAL COMMERCIAL ZONING DISTRICT. 

 
RECOMMENDED ACTION: 
 
Staff recommends the Planning Commission adopt Resolution 2020-17, making a 
determination that the Project is exempt under Section 15301 (Existing Facilities) of the 
California Environmental Quality Act (CEQA) Guidelines and approve Design Review 20-
7006 and Conditional Use Permit 20-8008 to allow for the remodel and expansion of two 
commercial buildings for use as a chiropractic office and wellness center and the 
construction of a two-car garage located at 4240 West Ramsey Street in the General 
Commercial Zoning District. 
 
PROJECT / APPLICANT INFORMATION: 
 
Project Applicant:  Ramsey 1, LLC,  

5343 Riverside Drive 
Chino, CA 91710 

 
Property Owner:  Darren Stewart 

Ramsey 1, LLC 

i



4240 West Ramsey Street 
Banning, CA 92220 

     
Project Location: 4240 West Ramsey Street   
 
APN Information: 537-100-023 
 
REQUEST: 
 
The applicant, Ramsey 1, LLC, is requesting approval of Design Review (DR) 20-7006 
and Conditional Use Permit (CUP) 20-8008 to allow for the remodel and expansion of 
two commercial buildings for use as a chiropractic office and wellness center and the 
construction of a two-car garage on real property located at 4240 West Ramsey Street 
in the General Commercial Zoning District (see Figure 1).  
 
DESCRIPTION: 
 
Ramsey 1, LLC is seeking entitlement approvals to remodel and expand two commercial 
buildings for chiropractic and wellness services. Building 1 (the primary chiropractic 
office) is currently 1,561 square feet in size. With the proposed expansion (addition) of 
1,113 square feet, Building 1 will be 2,674 square feet in size. Building 2 (additional 
office space) is currently 810 square feet in size. With the proposed expansion of 521 
square feet, Building 2 will be 1,331 square feet in size. 
 
The exterior of the two commercial buildings will be upgraded with modern Santa 
Fe/Pueblo/Dessert style façade with neutral/natural paint colors, dessert stone and 
exterior tile with a medium/dark wood grain. An existing trash enclosure will be upgraded 
with a new metal self-latching gate, new exterior tile with medium/dark wood grain and 
a new overhead metal trellis; all to match the new design of the buildings.  
 
The site currently includes a 1,005 square foot residential structure that will be repainted 
and trimmed to match the new design. With the residential structure, a carport will be 
removed and replaced with a new 546 square foot two-car garage, painted and trimmed 
to match the new design. 
 
Other improvements include the widening of the sidewalk to eight feet; relocation of 
existing monument sign and planter; new concrete and paving of parking area; new 
sewer line connection at Omar Street and West Ramsey Street; repair and/or replace 
south block wall, and construct new block wall along the southwest boundary. 
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Figure 1, Vicinity Map 
 

 
 
Surrounding Land Use 
 
The developed site is located on the south side of West Ramsey Street at 4240 West 
Ramsey Street. The developed 0.6-acre parcel is currently occupied with two 
commercial buildings and a residential structure with a carport. The project site is 
surrounded by developed General Commercial (GC) zoned property to the east, west 
and north. To the south is the Interstate 10 Freeway. To the west is the existing 
Boondocks restaurant and tavern. To the east is an existing residence previously 
converted to office space. To the north is a developed site that was previously used for 
mobile home sales. 
 
The nature of the surrounding uses, zoning classifications, and General Plan land use 
designations are delineated for the Planning Commission’s consideration in the 
following table: 

 
 
 
 
 
 
 
 

iii



Land Use Summary Table 
 

 Existing Land Use Zoning Classification General Plan 
Designation 

Subject 
Site Office (GC) (GC) 

North Sales Lot  (GC)  (GC) 

South I-10 Freeway  (PF-R/I) (PF-R/I) 

East Office (GC) (GC) 

West Restaurant/Tavern (GC) (GC) 

 
 
PROJECT ANALYSIS: 
 
Zoning 
 
Table 17.12.020 (“Permitted, Conditional and Prohibited Commercial and Industrial 
Uses”) of Section 17.12.020, of Chapter 17.12 of Title 17 of the Banning Municipal Code 
provides that “medical services, clinics and labs” are permitted in the General 
Commercial (GC) Zoning District, subject to approval of a Conditional Use Permit (CUP) 
by the Planning Commission. 
 
Design Review 
 
In accordance with BMC Section 17.56.010, the purpose of a Design Review is to: 
 

A. Establish design review procedures for development proposals. 
 

B. Assure that proposed projects conform to development standards and design 
guidelines. 

 
C. Focus on community design principles which result in creative, imaginative 

solutions which establish quality design for the City. 
 

D. Promote the orderly and harmonious appearance of structures, landscaping, 
parking areas, etc. 

 
E. Maintain the public health, safety and general welfare and property throughout 

the City. 
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BMC Section 17.56.050-Findings states: 
 
Prior to making a determination, the review authority shall determine that the project 
adequately meets adopted City performance standards and design guidelines, based 
upon the following findings: 
 

A. The proposed project is consistent with the General Plan. 
 

B. The proposed project is consistent with the Zoning Ordinance, including the 
development standards and guidelines for the district in which it is located. 

 
C. The design and layout of the proposed project will not unreasonably interfere with 

the use and enjoyment of neighboring existing or future development and will not 
result in vehicular and/or pedestrian hazards. 

 
D. The design of the proposed project is compatible with the character of the 

surrounding neighborhood. 
 

Staff has determined that above-referenced findings can be made. The support 
for the findings can be found in Planning Commission Resolution 2020-17 
(attachment 1). 
 
Conditional Use Permit 
 
In accordance with BMC Section 17.52.010, the purpose of a Conditional Use Permit is: 
 

A. Conditional uses are unique and their effect on the surrounding environment 
cannot be determined in advance of the use being proposed for a location. At 
the time of application, a review of the location, design, configuration, and 
potential impact of the proposed use shall be conducted by comparing the 
use to established development standards and design guidelines. 

 
B. This review shall determine whether the proposed use should be permitted by 

weighing the public need for the benefit to be derived from the use, against 
any negative or undesirable impacts which it may cause. Limits which the 
Planning Commission might want to impose, could include restrictions on the 
hours of business operation; restrictions on the number of clients or patients 
which the business may service at any one time; increased visual and sound 
barriers; improved technologies or equipment which lessen any noise, light or 
odor emitted by the business or other use; as well as any other conditions 
which could help make the use more compatible with the neighborhood in 
which it is proposed to be located. 
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BMC Section 17.52.050 – Findings states: 
 
After a public hearing, the Planning Commission shall record the decision in writing 
identifying the findings upon which such decision is based. The Planning Commission 
may approve or modify a Conditional Use Permit application in whole or in part, with or 
without conditions, only if all the following findings are made: 
 

A. The proposed use is consistent with the General Plan. 
 

B. The proposed use is conditionally permitted within the subject land use district 
and complies with all the applicable provisions of this Ordinance. 
 

C. The proposed use would not impair the integrity and character of the land use 
district in which it is to be located. 
 

D. The subject site is physically suitable for the type and intensity of land use being 
proposed. 
 

E. There are adequate provisions for water, sanitation, and public utilities and 
services to ensure that the proposed use would not be detrimental to public health 
and safety. 
 

F. There will not be significant harmful effects upon environmental quality; natural 
resources; or neighborhood characteristics. 

 
G. The proposed location, size, design, and operating characteristics of the 

proposed use will not be detrimental to the public interests, health, safety, 
convenience, or welfare of the City. 

 
Staff has determined that above-referenced findings can be made. The support 
for the findings can be found in Planning Commission Resolution 2020-17 
(attachment 1). 
 
Parking:  
 
Parking has been evaluated in accordance with BMC Chapter 17.28.  Table 17.28.040B 
requires that “medical/dental” uses provide ten spaces for the first 2,000 square feet of 
floor area plus one additional space for every 175 square feet of floor area above 2,000. 
The requirement is 22 spaces and the project has provided 21 spaces according to the 
site plan. Staff has granted a reduction of one parking space in accordance with BMC 
Section BMC Section 17.28.060 N., as the applicant is bringing the current parking lot 
into conformance with current guidelines and is providing a two-car garage for the 
residential structure in the rear of the site.  With staff’s approval of a 1-parking space 
reduction, the project satisfies the minimum parking stall requirements under BMC 
Chapter 17.28. 
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Access: 
 
Vehicle access is provided from West Ramsey Street via two driveways. 
 
Landscaping: 
 
The existing landscape area provided equals 1,168 square feet and the applicant is 
providing an additional 2,938 square feet for a total of 4,106 square feet or 15.4 percent 
of the total planning area. Landscaping is provided well within the requirements of the 
BMC Chapter 17.32. 
 
 
ENVIRONMENTAL DETERMINATION: 
 
California Environmental Quality Act (CEQA) 
 
Planning Division staff has determined that this Project is categorically exempt from the 
requirements of the California Environmental Quality Act (“CEQA”) pursuant to State 
CEQA Guidelines Section 15301 (Existing Facilities - Class 1 Categorical Exemption) 
because the additions to the structures are less than 10,000 square feet; the proposed 
project is in an area where all public services and facilities are available to allow for 
maximum development permissible in the General Plan, and; the area in which the 
proposed project is located is not environmentally sensitive.  
 
Multiple Species Habitat Conservation Plan (MSHCP). 
 
The project is not subject to MSHCP as the project is the expansion of an existing facility. 
 
 
PUBLIC COMMUNICATION: 
 
Proposed Design Review 20-7006 and Conditional Use Permit 20-8008 were advertised 
in the Record Gazette newspaper, September 25, 2020 (Attachment 4).  As of the date 
of this report, staff has not received any written comments on the project.   
 
 
Prepared by:     Reviewed by:    
 
Mark de Manincor  
      __________________________________ 
Mark de Manincor    Adam B. Rush, AICP 
Contract Planner    Community Development Director 
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Attachments: 
 

1. https://banningca.gov/DocumentCenter/View/7950/PC-Resolution-2020-17-with-
COAs 

2. https://banningca.gov/DocumentCenter/View/7951/GIS-Exhibits-Site-Plan-Floor-
Plans-and-Elevations 

3. https://banningca.gov/DocumentCenter/View/7952/Notice-of-Exemption 
4. https://banningca.gov/DocumentCenter/View/7953/Public-Hearing-Notice 
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